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CITY OF CALISTOGA
PLANNING COMMISSION
RESOLUTION PC 2013-___

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF CALISTOGA,
COUNTY OF NAPA, STATE OF CALIFORNIA, RECOMMENDING TO THE CITY
COUNCIL APPROVAL OF A PARCEL MAP FOR THE BERRY COTTAGES PROJECT
LOCATED AT 1110, 1112 & 1116 BERRY STREET (APN 011-242-001) WITHIN THE
“PD”, BERRY COTTAGES PLANNED DEVELOPMENT DISTRICT.

WHEREAS, an application was submitted by the Property Owners, Robert and
Valerie Beck and Thomas Crowley on October 5, 2012 requesting; 1) the rezoning of
the property from an “R3”, Residential/Professional Office to a “PD”, Planned
Development Zoning District, 2) a Parcel Map, 3) a Preliminary/Final Development Plan,
and 4) a waiver from the undergrounding of utilities allowing the creation of 3 parcels
from an already developed property located at 1110, 1112 and 1116 Berry Street (APN
011-242-001); and

WHEREAS, the project is exempt from the California Environmental Quality Act
(CEQA) under Section 15061(b)(3) of the CEQA Guidelines since the proposed project
has no potential for causing a significant effect on the environment; and

WHEREAS, the Planning Commission reviewed the project during a public
hearing at it'’s regularly scheduled meeting on January 9, 2013. During its review, the
Planning Commission considered the public record, including the staff report, findings,
and written materials and testimony presented by the applicant and the public during the
hearing; and

WHEREAS, pursuant to Section 16.10.040 of the Calistoga Municipal Code the
Planning Commission has made the following findings for approval of the Tentative
Parcel Map:

1. That the proposed subdivision, together with the provisions for its design and
improvement, is consistent with the General Plan, any applicable specific plan,
and other applicable provisions of this code.

Finding: The proposal is consistent with the High Density Residential General
Plan designation, which allows 10 to 20 dwelling units per acre. The proposal is
for 18 dwelling units per acre. There is no applicable specific plan.

2. Except for condominium conversion projects, where no new structures are
added, that the design of the proposed subdivision provides, to the extent
feasible, for future passive or natural heating or cooling opportunities in the
subdivision, as described in the State Subdivision Map Act and any guidelines
promulgated by the Council.

Finding: The property is currently developed with three existing cottages. No new
structures will be added as a result of the Parcel Map and opportunities for future
passive or natural heating or cooling will not be effected by this Parcel Map.

3. That the site is physically suitable for the type and density of development.
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Finding: There are no changes proposed to the type of land use (residential) or
density (10 to 20 dwelling units per acre) presented in this application. This
residential development will be required to meet and maintain strict development
standards (e.g. setbacks, lot coverage and height limitations) and will be in a
location that would not create land use conflicts.

. That the proposed subdivision has been reviewed in compliance with the

California Environmental Quality Act (CEQA) and that the project will not result in
detrimental or adverse impacts upon the public resources, wildlife or public
health, safety and welfare.

Finding: The proposed project is Categorically Exempt from the requirements of
the California Environmental Quality Act (CEQA) pursuant to Section 15061 (b)(3)
of the CEQA Guidelines and since no new development will occur the project will
not result in detrimental or adverse impacts upon the public resources, wildlife or
public health, safety and welfare.

NOW, THEREFORE, BE IT RESOLVED by the City of Calistoga Planning

Commission that based on the above findings, the Planning Commission hereby
recommends that the City Council approve the Berry Cottages Tentative Parcel Map,
subject to the following conditions of approval:

General Conditions:

1.

The configuration of the Final Parcel Map may include minor amendments,
provided that all proposed parcels comply with the Zoning Ordinance and
General Plan, and the modification does not result in any increased
environmental impact. Any modification shall be subject to approval by the
Planning and Building Department Director and the Department of Public Works
Director.

This Tentative Parcel Map shall expire two years from the City Council granting
approval, unless an extension has been granted consistent with the subdivision
ordinance and the Subdivision Map Act.

Prior to the recordation of the Final Parcel Map, all current and estimated taxes
due for this property shall be paid to the County Tax Collector’s office.

Prior recordation of the final parcel map, the developer shall pay a quality of life
development impact fee in the amount of $9,000.00 to offset the impacts to cultural
and recreation facilities.

Prior to the recordation of the Final Parcel Map, all parcel corners and angle
points, and all right-of-way curve points shall be monumented, subject to the
approval of the City Engineer.
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6.

Developer shall design and construct all improvements and facilities shown on any
approved tentative map, site plan, or other documents submitted for permit
approval, all representations made by Developer, and with the plans and
specifications submitted to and approved by City, to comply with the General Plan,
the Calistoga Municipal Code (CMC), the "Standard Specifications" of the Public
Works Department. Approval of a tentative map depicting improvements that do
not conform to the CMC or City standards does not constitute approval of
exception to the CMC or City standards unless explicitly stated herein or in another
City resolution.

The developer shall be responsible for all City plan check, map check and
inspection costs. The developer shall deposit funds into a City Developer
Deposit Account upon the initiation of plan check services. The amount of the
initial deposit shall be determined by the City Engineer. Additional funds may be
required based upon actual plan check costs. Prior to approval of the
improvement plans the developer shall pay any outstanding balance for plan
checking services and shall deposit an additional amount based upon the City’s
estimate of inspection costs.

In the event that the City is forced to condemn or acquire off-site property interest
in connection with required off-site improvements, the developer shall fund the
cost of condemnation or acquisition, including but not limited to the amounts
necessary to purchase the easement or fee simple interest, document
preparation, and severance or other damages payable to the owners of the land
upon which the improvements are to be located, the actual cost and acquisition
and all fees, including attorney’s fee and/or other expenses necessary to
prosecute the condemnation action, including expert witness and appraisal fees.

In the event that the City elects to proceed with acquisition or condemnation
pursuant to Government Code Section 66462.5, the developer shall, within 60
days of written notice by the City, deposit with the City, as an advance, the full
estimated cost of such acquisition or condemnation. The developer shall prepare
any easements or deeds necessary for off-site improvements.

Unless otherwise explicitly permitted, all existing wells, septic tanks and/or
underground fuel storage tanks shall be abandoned under permit and inspection
of Napa County Environmental Management or other designated agency. If
there are none, the project engineer shall provide a letter describing the scope of
the search done to make this determination.

Planning and Building Department Conditions:

10.

Prior to recordation of the Final Parcel Map, all buildings and/or structure shall be
modified to comply with the development standards of the “PD 2012-01”, Berry
Cottages Planned Development District, unless allowed by the Planning and
Building Department. All work shall be performed upon first obtaining a building

\\CC\city\Departments\Planning & Building\Applications\PM-Parcel Maps\2012\PM 2012-01, Berry Cottages (see PD 2012-01)\PC
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permit subject to the review and approval of the Planning and Building
Department.

Improvement Plan Conditions:

11.

13.

14.

15.

The developer shall prepare and submit improvement plans for the construction
of all necessary and required improvements including water, sanitary sewer,
storm drain facilities, roadway improvements, curbs, gutters, sidewalks, and
streetlights. All design and construction shall conform to the City of Santa Rosa
Standard Specifications for Public Improvements, or other adopted City of
Calistoga standards as applicable.

No grading or other construction shall be performed until the improvement plans
have been approved and signed by the City Engineer. Encroachment Permits
and Building Permits will not be issued prior to the approval of the improvement
plans. An Encroachment Permit is required for any work within the City’s rights
of way.

Improvement plans shall include an erosion control (winterization) plan.

Tree preservation measures shall be incorporated into the design of the
improvements and shown on the improvement plans in accordance with the
City’s Tree Preservation Ordinance (CMC 19.01).

Roadway Improvements:

a. Prior to recordation of the Final Parcel Map, all existing curb cuts and
driveways along the property’s Berry and Myrtle Street frontages shall be
removed and replaced with a continuous curb and gutter.

b. Prior to recordation of the Final Parcel Map, a sidewalk shall be installed
along the property’s Myrtle Street frontage.

C. All broken or sunken curb, gutter and sidewalk along the project frontage
shall be repaired as part of the improvements for this project. The existing
nonconforming pedestrian ramp at the corner of Berry and Myrtle Street
shall be brought up to current accessibility standards. All curb, gutter and
sidewalk damaged in the course of construction shall be replaced prior to
final inspection or issuance of a Certificate of Occupancy.

d. Ramps for disable persons shall be provided at all intersections and at the
limits of the improvements where they do not adjoin existing sidewalk
improvements. Sidewalk warps shall be provided as necessary to allow a
clear four-foot wide walkway at all locations, including areas where
mailboxes, streetlights, and fire hydrants obstruct sidewalks.
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18.  Water and Sanitary Sewer Improvements:

a.

Prior to recordation of the Final Parcel Map, each lot shall be separately
metered and served with an individual water lateral and dedication of the
proper easement(s) is required, as necessary.

Prior to recordation of the Final Parcel Map, each lot shall be separately
served with an individual sewer lateral and dedication of the proper
easement(s) is required, as necessary. Field tests shall be performed to
ensure that each residence has a separate connection and/or that the
proper easements are established. The developer, if required by the
Public Works Department, should also provide the City with a closed
circuit television inspection of the sewer line along the Berry and Myrtle
Street and repair and/or replace the line if warranted.

All public water and sewer mains must be located in public right-of-way
wherever possible. Where public water and sewer mains must be located
on private property, all necessary easement dedications must be made
prior to final acceptance of the project by the City.

All private storm drains, water, fire line services, sewer laterals, and
appurtenances, must be located within the private property and clearly
identified as private on the design drawings.

Sewer grades must be designed such that ultimate finished floors are a
minimum of 12” above upstream manhole or clean-out rim elevations.
Inadequate elevation differentials or grade on private laterals, as
determined by the City, must be mitigated by either raising finished floor
elevation(s) or installing privately owned and operated sewer lift station(s)
with grinder/ejector pump(s) on site.

19.  Drainage Improvements:

a.

b.

Prior to recordation of the Final Parcel Map, an engineered drainage and
erosion control plan shall be submitted for review and approval by the
Public Works Department. Prior to recordation of the Final Parcel Map, rhe
developer shall provide the drainage improvements necessary to mitigate
the impacts generated by the project in a manner satisfactory to the Public
Works Department. The applicant shall contact the Public Works
Department regarding Drainage Plans (i.e. urban runoff plans and
calculations) in order to gather the appropriate information to be contained
within these plans. The Drainage and erosion control plans shall
incorporate Best Management Practices (BMP’s) in all post-construction
design elements.

All project related flooding impacts shall be mitigated by the project
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developer. Drainage improvements shall be designed by a civil engineer
in accordance with the Napa County Design Criteria and any applicable
adopted City drainage plans. The capacity and condition of existing
drainage facilities downstream of the development shall be analyzed and
off-site drainage improvements shall be constructed as necessary. Site
grading and drainage improvements shall be shown on the improvement
plans.

b. The developer’s engineer shall include a site-grading plan that conforms
to the requirements of CMC 19.08 as part of the required improvement
drawings. Lots shall be generally designed to drain to the street, unless
otherwise approved in the interest of tree preservation or other unusual
circumstances.

C. All drainage inlets shall be permanently marked “No Dumping-Flows to
River”.

Final Map Conditions:

20.

21.

22.

23.

The developer shall secure all necessary rights-of-way and easements for both
onsite and offsite improvements. Rights-of-way and easements shall be
dedicated on the map or provided by grant deed. The developer shall prepare all
necessary legal descriptions and deeds.

The final map shall not be approved prior to approval of the improvement plans.

Prior to approval of the final map, the developer shall either complete required
construction as shown on the signed improvement plans, or enter into an
Improvement Agreement in accordance with Calistoga Municipal Code Section
16.18.070. A certificate of occupancy shall not be issued for any structure until
required improvements are completed to the satisfaction of the City Engineer.

A final map, as defined in the State Subdivision Map Act and prepared by a
licensed surveyor or civil engineer, showing all parcels, rights-of-way, and
easement(s) shall be filed with the City Engineers Office. Upon recording of the
map, the subdivision is valid.

Subdivision Final and/or Release of Securities Conditions:

24.

25.

All improvements shown on the Improvement Plans shall be completed and
accepted by the City.

A complete set of As-Built or Record improvement plans showing all constructive
changes from the original plans shall be submitted to the Public Works
Department prior to acceptance of the public improvements.
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26.

27.

Prior to acceptance of the work, the developer shall provide a written statement
signed by his or her engineer certifying that they observed the work during
construction and that site grading and all private site improvements have been
completed in accordance with the improvement plans approved by the City
Engineer.

Prior to acceptance of the work, the developer shall provide a written statement
signed by his or her geotechnical engineer certifying that they observed the work
and reviewed testing results, and that all of work was performed in accordance
with the recommendations included in the Soils Investigation/Geotechnical Report
or other recommendations necessitated by field conditions.

PASSED, APPROVED, AND ADOPTED by the Planning Commission of the City

of Calistoga at a regular meeting held this 9th day of January 2013, by the following

vote:
AYES:
NOES:
ABSENT:
ABSTAIN:
JEFF MANFREDI, Chairman
ATTEST:

ERIK V. LUNDQUIST
Acting Planning Commission Secretary
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